
SADC Appraiser Conference -

Housekeeping

• Please Turn off or silence your Cell Phones

• Please make sure we have your correct e-mail, 
address and phone numbers before you leave.

• Appraisals can be delivered electronically through 
www.datamotion.com

• Do not forget your credit sheets when you leave.  
Be sure to sign the  sign in sheet.  One for the 
State Board of Realtors and one for Tax Assessor 
Continuing Education Credit if you are a Tax 
Assessor



State Agriculture Development 

Committee Appraisal Conference

2015

Susan E. Payne Executive Director



Program Overview

Susan Payne – Executive Director SADC

• Total Acreage Preserved over the history of 

the program -2,341 farms comprising 215,991

Acres in 18 Counties as of May 20, 2015

• Expenditures - $1,663,957,892

• State cost share has been about 65% or 

$1,076,228,310

• County, Municipal and Federal Fund Costs 

represent 35% or $587,729,581
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Appraisal Handbook Amendments

Paul A. Burns Chief Review Appraiser SADC

• Appraisal Order Checklist

• Page 3 - Removal of Appraiser’s Certification of Report 
Genuineness

• Pages 3 and 4 – Overview Section edit of Funding Rules

• Pages 9 and 10  - Zoning as a Valuation Factor – latest law

• Pages 10 through 12 – Confirmation of Ownership Changes

• Page 20 – Scope of Work

• Website- www.state.nj.us/agriculture/sadc/index.shtml

• Click Farmland Preservation, click Appraisals, click farm 
appraisal resources



Appraisal Order Checklist Changes

• Elimination of Definition of Farmer as a qualification 
for the dual appraisal provision in the Highlands.

• ____ Applicant meets the Definition of a Farmer 
(N.J.A.C. 2:76-10.5(b) 3.):

• Farmer means an owner or operator of a farming 
operation who during the calendar year immediately 
preceding submittal of a farmland preservation 
application, realized gross sales of at least $2,500 of 
agricultural or horticultural products produced on the 
farming operation exclusive of an income received for 
rental of lands.  



Definition of a Farmer

• Was used to qualify farmers who did not own 
lands as of 8/10/04 for the dual appraisal 
provision.  Anyone who could prove they made 
$2,500 in gross sales of agricultural or 
horticultural products produced on the farming 
operation exclusive of rent qualified.

• This was included in both the Highlands Act and 
the law extending the dual appraisal provision P.L. 
2010 c. 70 in 2010.

• It is now eliminated by P.L. 2015 c. 5



Appraisal Submission Procedure

• Still Applicable

• The appraisal must be submitted to the Contracting Party in Portable 
Document Format (PDF) or a similar format as approved by the SADC. 

• Certificate of Genuineness has been removed

• The Contracting Party will submit the appraisal to the SADC for review via 
the State of New Jersey’s approved secure data exchange site. Instructions 
will be provided by the SADC.  Each appraisal must be identified with a 
specific file name coded with a unique identifier for tracking and 
permanent retention purposes.  SADC staff will provide appraisers and 
Contracting Parties with specific instructions and details for file names.

• Any required or requested Alterations, Corrections or other Changes to 
the appraisal must be made to the entire document and the appraisal 
resubmitted using the above procedure. Single pages with changes may 
not be submitted electronically. The original document will be deleted and 
replaced with the revised document.  



Overview

• In November 2014, voters approved a constitutional 
amendment that would dedicate funding from the 
corporate business tax (CBT) to New Jersey’s 
conservation programs.   The measure creates a 
permanent source of state funding for the preservation 
and stewardship of farmland, open space and historic 
sites.  The measure will dedicate 4% of the corporate 
business tax to the funding of these programs. The 
amount of funding available to the Farmland 
Preservation Program will be determined upon 
appropriation of the funds by the legislature in the 
annual appropriations act. The SADC may utilize these 
funds for purposes including:



Overview Continued

• Provide grants to local government units for up to 80% of the cost 
of acquisition of development easements on farmland, and to 
qualifying tax-exempt nonprofit organizations for up to 50% of the 
cost of acquisition of development easements on farmland;

• Provide grants to local government units for up to 80% of the cost 
of acquisition of fee simple titles to farmland from willing sellers 
only, and to qualifying tax-exempt nonprofit organizations for up to 
50% of the cost of acquisition of fee simple titles to farmland from 
willing sellers;  

• Pay the cost of acquisition by the SADC of development easements 
on farmland; and

• Pay the cost of acquisition by the SADC of fee simple titles to 
farmland from willing sellers only, which shall be offered for resale 
or lease with agricultural deed restrictions. 



Zoning as a Valuation Factor

P.L. 2010 c. 70 sunset on June 30, 2014

It has been replaced by P.L.2015, c.5 effective February 5, 
2015 through June 30, 2019.

Provides for use of the Dual Appraisal provision in the 
Highlands region for:

a) owners as of 8/10/04

b) immediate family members of that person

c) governmental entities and non-profits that 
purchased the farm or easement from one of the 
above



What is Dual Appraisal?

• Appraisal 1 - Hypothetical Valuation as 

though:

– a) the property’s land use zoning on 1/1/04 is the 

effective zoning on your current date of value

– b) subject to State environmental laws and DEP 

regulations in place as of 1/1/04.

• Significantly, Highlands regulations and the Stormwater

Management Regulations of February 2004 are 

considered to not be in effect.  N.J.A.C. 7:8



Dual Appraisal

• Appraisal 2 – Not Hypothetical

• The land is subject to all zoning and 

regulations in place as of the date of the 

appraisal.



Important Differences in Dual 

Appraisal
• The Preservation and Planning Areas are significantly different in 

most cases

• The Preservation area is subject to DEP regulations concerning 
density and impervious cover whereas the Planning area is not.

• DEP regulations for density are one unit per 88 acres for woodland 
and one unit per 25 acres for cleared land.

• Preservation area wetlands are buffered at 300’ from the edge of 
the wetland.  Planning Area is not subject to the 300’ buffer.

• Preservation Area limits disturbance to 1 acre, impervious cover to 
¼ acre and 3% for commercial development.  Farm structures are 
not regulated.

• Planning area is protected in your appraisal from zoning changes 
even though it is not impacted by the Highlands density regulations 
of one unit per 88 or 25 acres or land disturbance/impervious cover 
restrictions.



Dual Zoning continued

• After Value Considerations

– Farm structures are not subject to Highlands 
regulations for disturbance and impervious cover and 
can be placed on the farm with local approval

– SADC exception areas and preservation easements do 
not protect the subject from Highlands/DEP 
Regulations regarding the construction of non-
agricultural structures.  Therefore, the appraiser may, 
depending on circumstances, need to consider that 
the After Value under 1/1/04 conditions could be 
different than current conditions.



Eminent Domain Section

• Made part of the appendix for informational 
purposes only, but is not part of a typical 
farmland appraisal assignment.

• The SADC or Easement Holder may ask 
appraisers to perform  eminent domain 
assignments when preserved farms are 
subjected to eminent domain takings if we 
disagree with the Condemning Authority’s 
appraisal.



Eminent Domain on Preserved Farms

• All appraisals of preserved farms must be 

conducted under the hypothetical condition 

that the farm is unencumbered by the 

agricultural easement. 

• The Highest and Best Use is still as of the date 

of the eminent domain appraisal but subject 

to the hypothetical condition.



Eminent Domain Continued

• Hypothetical H & B Use (unencumbered by 

deed of easement) as of the date of the 

eminent domain appraisal determines the 

appraiser’s analysis.



Eminent Domain on Preserved Farm

• Appraiser determines subject unrestricted 

land as of 2015 in Highlands = $10,000 per 

acre

• Same subject deed restricted land in 2015 = 

$5,000 per acre

• Which value does the appraiser use?



Answer

• $10,000 per acre is correct.  This represents 

the value of the subject property as subject to 

current regulations in place as of the date of 

the appraisal.

• $5,000 per acre represents the Deed 

Restricted Value.  The condemning authority 

cannot pay this without being in violation of 

the Deed of Easement.  This is incorrect.



Eminent Domain of Preserved Farm 

Appraisal

• Before Value

– 100 Acres x $10,000 per acre = $1,000,000

– Taking is 2 Acres in Fee Simple

• After Value

– 98 Acres x $10,000* per acre = $980,000

– Value of the Taking is $20,000

• *Assumes no further damages to the 
remainder



Eminent Domain

• All takings must be appraised based on the 
hypothetical condition of the land as 
unencumbered by the agricultural easement.  
This includes fee takings, easements, temporary 
easements or temporary  work space areas as 
well as damages to the remainder.

• When new roads, easements, utilities etc. are 
introduced you should consider not just the 
physical area of the taking for compensation but 
the effect of the taking on the market value of 
the entire property.



Example

• Partial taking to expand existing easement

If the proposed widening is in addition to an already 

existing easement, damage to the remainder may be 

negligible

Existing pipeline easement
Proposed easement widening 



Valuation

• Valuation of the taking may look like this if the appraiser 
determines no further damage to the remainder beyond 
the area of the taking:

• Proposed easement widening area= 2 acres

• Before Value is $10,000 per acre on a 100 acre propety = 
$1,000,000

• Less Taking

• 2 acres x $5,000 per acre (50% of Fee) = $10,000

• Indicated Value of the property after the taking is $990,000 
($1,000,000 - $10,000)

• The Property Owner is compensated the $10,000 difference 
from the Before and After values



Example

• Easement/Taking being introduced in rear of 

the property

ROAD

• RoadWhen an easement or taking is being introduced to a 

property the appraiser needs to consider any impacts to 

the market value of the property as a whole.

Proposed Easement



Example

• Easement/Taking being introduced in front of 

the property

Proposed Pipeline Easement

Road

An Appraiser may feel differently about 

the impact on the overall market value of 

the property as a result of the taking



Example

• Easement/Taking being introduced

.
Proposed Easement



Valuation

• In cases where the appraiser feels damages extend beyond 
the area of the taking.

• Before Value = 100 Acres x $10,000 per acre=$1,000,000

• Appraiser feels the market will pay 5% less for land as a 
result of the presence of the easement.  This compensates 
for both land in the taking and damage to the remainder. 

• After Value is $9,500 per acre ($10,000 x .95)

• Property is still 100 acres because the taking is an 
easement – value is now $950,000.

• Value of taking and damages to the remainder is $50,000 
($1,000,000 - $950,000)



Eminent Domain

• The easement holder is not entitled to 
compensation for  impacts to improvements, 
crop losses/damages or other damages unrelated 
to the value of the land.  If  the appraiser’s 
assignment is to determine compensation for 
such items, it will be necessary to break out the 
value of those improvements or crops from the 
value of the lands under appraisal.  In cases 
where appraisals are not clear as to the 
contributory value of  land and improvements, 
the appraiser should discuss the need for a 
separate land only appraisal with his client.



Eminent Domain

• The appraiser’s client should provide the 
appraiser with a detailed map and description of 
the subject property and taking(s).  In instances 
where takings encumber both preserved and 
unpreserved areas of a farm, it is not the 
appraiser’s responsibility to determine 
compensation to all parties concerned, only to 
value the property as completely unencumbered.  
It is the condemning authority and easement 
holder’s responsibility to determine appropriate 
compensation due the easement holder, 
landowner etc.



Corrected Sale

• Address: N/S Swedes Bridge Road 

• Block/Lot:      18/2,& 3      Lot 2 has been retired and property is currently classified as lot 3  

• Township:  Mannington County:  Salem    

• State: New Jersey

•

• Grantor:         Zoe Sarbanes & Dean Pappas                

•

• Grantee:         Amos Stoltzfus

•

• Deed Date:  August 20, 2013     Book: 3653   Page:  174

• Sale Price:  $1,150,000                 Per Acre: $6,928 /Acre

•

• Total Acres:  166 Acres now known only as Block 18 Lot 3

•

• Site Improvements:

•

• Residential Opportunity:        Existing Residence on 15 unpreserved acres (former lot 3)

•

• Building Improvements:         4,332 SF residence, recently renovated, detached 4 car garage and storage barn

•

• Restrictions:  Farmland Preservation Easement

•

• Expected Future Use: Agricultural

•

• Remarks:   Soils: 2% other, 73% prime, 25% statewide. Tillability: 77% cropland harvested, 8% wetlands, 16% woodlands 
Wetlands: 81% Uplands/non-wetlands, 11% modified Ag, 8% freshwater.   Only lot 18/2 was preserved without the ability to reside. Lot 18/3 was 
unpreserved and contained the residence.  Both lots and improvements transferred in the sale and lots 2 and 3 were merged by the Township and 
now the entire 166 acre lot is known as 18/3.  This sale comparable write up was distributed only as Block 18 Lot 2 by the SADC for $500,000.  
This was in error and omitted the additional land and buildings. 



efarm

• Heidi Winzinger – Chief of Acquisitions SADC



Farmlink

• Lucas Marxen - Assistant Director of Research 

Technology for the Rutgers New Jersey 

Agricultural Experiment Station Office of  

Research Analytics

• www.njlandlink.org



Farmland Assessment

• Patricia Wright – Deputy Director Compliance 

& Enforcement and Property Administration, 

New Jersey Division of Taxation



NJ Board of Real Estate Appraisers

• Barry Krauser, MAI – Executive Director, 

Integra Realty Resources – Northern New 

Jersey



Wrap Up

• Do not leave without us getting your correct 
contact information – especially your e-mail.

• Do not leave without getting your continuing 
education credits

• Make sure that you signed in 

• If you are a Tax Assessor, make sure that you 
signed the separate list for assessors in addition 
to the regular sign in sheet.

• Thank you all and have a great rest of your day!!


